
 

 

 
SELECT BOARD 

Meeting Minutes 

Monday, March 16, 2020 

Approved: April 13, 2020 

PRESENT: Maria Neyland Chair; Wes Fowlks, Clerk; Susan Bak, Member; Les Fox, Member and Bob Stemple, Member  

ALSO PRESENT:   Ryan Ferrara, Town Administrator; Kirby Dolak, BXB-TV Director of Production; and Department Assistant, Cheryl 

Mahoney; along with Finance Committee members: Becky Neville, Keith Lyons and Sachin Mathur, who arrived at 7:27 pm) 

 

At 7:00 PM Chair Neyland called the meeting to order in the Grange Meeting Room Town Hall 29 Middle Road  

  
The documents discussed herein have been included with the file copy of the agenda packet for the above referenced date and are hereby incorporated 

by reference.   

 

Chair Neyland read the Announcements; starting with an update on the COVID-19 situation 

 

Local State of Emergency Declaration 

 TA Ferrara provided an update on the COVID-19 situation and reviewed the steps that he would like to implement with the 

declaration he is presenting to the Board. Pursuant to the protocols put forth by the Commonwealth of Massachusetts, Member 

Fowlks moved to declare a State of Emergency for the Town of Boxborough. Seconded by Member Stemple. Approved: 5-0. 

 

Approval of payroll and payable warrants   

 Chair Neyland advised that there is no reason to report on the approval of payroll and payable warrants as a quorum had been 

available and duly sign pending warrant(s).     

 

Minutes 

 Member Fowlks moved to approve the regular session minutes of February 27, 2020 as written. Seconded by Member Stemple. 

Approved: 3-0-2 Fox and Bak abstained 

 

 The Board passed over approval of the Executive session minutes of February 27, 2020.    

There were no Citizen's Concerns.   

FY 2021 Budget /Annual Town Meeting Preparations - Joint Meeting with Finance Committee    

Finance Committee members Becky Neville, Keith Lyons were present and Sachin Mathur, who arrived after 

discussion was underway at 7:27 pm.  
 

 TA Ferrara reviewed the updates to the FY 2021, noting that FinCom reviewed these changes at their last meeting. (Version 5). The 

ABRSD Debt Assessment for next year is down; there are revisions to long term borrowing – FY 21 principal and 2nd line for interest 

related to that debt. He reviewed some of the items that would be included into this funding, rolling forward existing debt and 

potential new debt incurred with this ATM. As they relate to FY 2021 Budgets provided an overview on the proposed additional 

articles and the reconfigured articles.  The Sustainability Committee has submitted an article for the Town to enroll in the Devens 

Household Hazardous Waste program. This will be discussed in more detail this evening. He presented an article to approve the 

renewal of the lease for the Community Center, the terms that were negotiated and why an article is necessary.  These will be new 

warrant articles. In response to input from the Select Board and FinCom several articles have been revised. The Assessor’s abatement 

article has been increased; expanding scope and funding significantly. The budget/funding proposal for the Fire Dept.’s SAFER Grant 

staffing article has been re-structured making it a -0- impact event for FY 21 (reduction of $ 60,000). DPW Supplemental Paving 

Article funding has been brought back down to the previous year’s level.  The articles to fund Recreation Commission’s Liberty Field 

renovation project have been re-worked and these changes are reflected in version 5 FY 21 Budget.  He reviewed the status of the 

Infield Groomer equipment article and the ABYB contribution towards this acquisition.  
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Member Fowlks moved to Re-open Warrant to possibly add up to 5 Articles to the 2020 Annual Town Meeting Warrant: Seconded 

by Member Stemple. Approved: 5-0. 

 NEW Article 199-2: Sustainability Committee: Join Devens Household Hazardous Waste program. Due to social distancing concerns 

the Sustainability Committee was asked to not attend but materials, they had forwarded, in support of this article were provided at 

table. Sustainability Comm. Chair Francie Nolde’s statement of support was read. There was a review of the Town’s current 

hazardous waste disposal practices and expense; the services available with the Devens program and those related enrollment costs; 

and the State’s “Rewards Dividends” initiative program. There was concern as to the late introduction of this article; the information 

provided today is minimal so more data is needed and the Sustainability Committee would need to do a lot to educate voters on 

these processes and costs prior to Town Meeting. The Board can publish it so voters can decide but it will be up to the Committee 

generate support for this. There was discussion as to issuing recommendations on this article. Member Fowlks moved to add Article 

199-2: Sustainability Committee Household Hazardous Waste to the 2020 Annual Town Meeting Warrant. Seconded by Member 

Stemple. Approved: 3-2 (Neyland and Bak) 

 NEW Article 152-1: Appointment of Town Clerk: Changing from Elected to Appointed. Member Bak opened discussion on this new 

article, referring to the materials she had provided. She provided the history of the previous conversion of other elected position 

(e.g. Tax Collector); the review conducted by the Personnel Board and the informal research that ATA Donahue had compiled from 

communities that converted the Town Clerk position. There was discussion as to the timeline of when this would implemented if 

adopted at this Town Meeting. FinCom supports this. Member Bak moved to add Article 152-1: Change the Elected Position of Town 

Clerk to Appointed to the 2020 Annual Town Meeting Warrant. Seconded by Member Fowlks. Approved: 5-0. 

 Article 175-1: Changes to the Town Center Zoning District Map. This change to the zoning map was part of the settlement terms 

with the Boxborough Town Center, LLC and was already a placeholder. However, the Select Board is being asked to endorse this 

change. It was noted that the Board typically does not provide recommendations on Planning Board/Zoning Bylaw articles.  

 REVISED TA Ferrara re-opened discussion of SAFER grant article(s) structure. He presented three article scenarios that have been 

developed.  These are complex and well need to be well explained to voters. This will be a zero-sum event if the SAFER grant is 

awarded.  It was noted that FinCom did not recommend this proposal as they support hiring 4 Fire Fighters with or without the 

SAFER grant. This article provides one additional EMT/FF, only if the Town votes down the SAFER Grant. Member Fowlks moved to 

add Article 220-6 to the 2020 Annual Town Meeting Warrant.  Seconded by Member Bak. Approved: 4-0-1 Stemple abstained. 

 NEW Article 541-2: BBC Lease - As previously noted this is a recent addition is the renewal of the Community Center Lease- Fiscal 

Year 2021-2023 (three years). Due to the wording of the previous article Town Meeting approval is necessary to ratify this renewal. 

Language is being added that would authorize the Board to approve these lease renewals going forward. Member Bak moved to 

add the Renewal of the BBC lease to the 2020 Annual Town Meeting Warrant.   Seconded by Member Fowlks. Approved: 5-0. 

 FinCom member Neville advised that they have voted to pull the Stabilization funding article. There was discussion as to the current 

fund balance; which hasn’t accessed in several years.  The purpose/intent of the Stabilization fund; the intent to pay as many articles, 

as possible, out of Free Cash and the Town’s Standard & Poors rating. Member Fowlks moved to remove article ADM 5 – Transfer 

to Stabilization Fund, from 2020 Annual Town Meeting Warrant. Seconded by Member Stemple. Approved:4-0-1 (Bak Abstained). 

Member Fowlks moved to close 2020 Annual Town Meeting Warrant. Seconded by Member Stemple. Approved: 5-0. 

 There was a review of Funding Sources with FinCom and Final Votes on the May 2020 Annual Town Meeting Warrant Article 

recommendations.  The Funding Source designation and the Select Board votes on recommendations are provided in the table 

provided at the end of these minutes.  There was a protracted discussion on the Liberty Fields project funding and the proposed 

article structures. RecCom supports combining the Liberty Fields project funding into one article.  FinCom members reviewed 

bonding and soft costs related to this along with the impact per household, specifically as to Bonding. It was noted that some 

recommendations are still outstanding.  

 

Personnel Updates - TA Ferrara   

 TA Ferrara spoke to the work of the Acton-Boxborough District Veteran Services District Officer, James MacRae. This is going well. 

Vets have expressed their appreciations of this new arrangement. Member Stemple moved to re-appoint, District Veteran Services' 

Officer, James MacRae, for a term commencing April 1, 2020 and ending March 31, 2021. Seconded by Member Fowlks. Approved: 

5-0.    
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General Business  

 Ryan provided an update on Massachusetts Avenue/Route 111 Sidewalk project and the required Order of Taking documents that 

property owners have provided. This completes that process. He and various personnel are now working on coordinating with 

MassDoT, trying to deal with some engineering/design and due diligence requirements that were recently presented to the TA. We 

need a MassDoT permit but it is our project. He will be providing updates as we go forward. There are also some issues with the 

delays being put in place because of COVID-19. Member Bak moved to approve the Massachusetts Avenue Order of Taking for 211 

Massachusetts Avenue Condominium Trust. Seconded by Member Fowlks. Approved: 5-0.     

Update on Town Boards/Committees/Commissions  

 Chair Neyland moved to appoint the following individuals as members of the Boxborough Building Committee for a 3 year term 

ending on June 30, 2023: Maria Neyland, Select Board; Les Fox, Select Board; Gary Kushner, Finance Committee; Ling Chen, Finance 

Committee; Bryan Lynch, Board of Health; Bill Litant, Council on Aging; Becca Edson, Recreation Commission; Al Murphy, Housing 

Board; Owen Neville, Member At-Large; Than Stuntz, Member At-Large; and Hugh Fortmiller, Member At-Large. Seconded by 

Member Fowlks. Approved: 4-0. (Bak out of room)   

Select Board & Town Administrator's reports/updates  

 TA Ferrara provided some details and asked everyone to be patient as we deal on COVID-19. The Town is working to provide remote 

participation options to our boards/committees; and that this will be tested at Tuesday’s BLF meeting.   

 How the COVID-19 protocols may impact ATM, will be a discussed at BLF.  

 BXB-TV Kirby Dolak advised that Littleton has re-scheduled their ATM to June 1st   

Adjourn  

 At 10:12 PM, Chair Neyland moved to adjourn. Seconded by Member Fowlks. Approved: 5-0. 

 

 

Exhibits 

Item# 

 

  Agenda 

4 a. 2/27/2020 Proposed Executive Session Minutes – Confidential Discussed not public 

 b. 3/2/2020 Proposed Regular Session Minutes 

5  Public Hearing materials 

6 b. 3/24/2020 Secretary of State’s COVID-19 Election Procedures Updates  

  Senate Bill No. 2608 “Bill granting authority to postpone 2020 municipal elections…..”  

  Chief Ryder 3/30/2020 Memo RE: Reviewing FY 21 Capital Requests  

  List of Articles 

  Draft Warrant 

8 a. Communications between Chief Ryder and Littleton Electric Light Dept. concerning the Motorcycle community 

support grant 

 b Communications between Middlesex Savings Charitable Foundation and Chief Fillebrown and Chief Ryder 

presenting each a $10,000 gift in support of first responders. 

 d. Communications from the RecCom Chair, Megan Connor requesting appointment of Flerra Director(s) 

10 a. Remote Participation Meeting Checklist and Chair Script for ZOOM meetings. 

   

  Internal Communication & Outgoing Communications List 

  Minutes, Notices and Updates 

  Announcements 

 

 



2020 Warrant Article Recommendation Votes

Identifier      Dept     Description Amount Seconded Recom. Vote

1 NA NA

2 W.Fowlks R. Stemple 5 to 0

3 W.Fowlks R. Stemple Bak 5 to 0

4 R. Stemple L. Fox Bak 5 to 0

5 $ 22,654,825 M. Neyland L. Fox Neyland 5 to 0

6 CPA-1 Reserves Open Space Reserve 10% (23,000)

7 $ R. Stemple
W. Fowlks Stemple

5 to 0

8 $ W. Fowlks R. Stemple Fowlks 5 to 0

9 $ S. Bak M. Neyland Bak 5 to 0

10 $ W. Fowlks R. Stemple Fowlks 5 to 0

11 L. Fox W. Fowlks Fox 5 to 0

Returned to these CPA Articles after #422-5 Paving discussions

12 Liberty Field Capital Improvements $ M. Neyland W. Fowlks Neyland 4 to 1 (Bak)

(12) Liberty Field Capital Improvements $

13 L. Fox W. Fowlks Fox 5 to 0

14 L. Fox W. Fowlks Fox 5 to 0

15 W. Fowlks

R. Stemple Fowlks

3 to 2 (Neyland & 

Stemple)

16 $ L. Fox R. Stemple Fox 5 to 0

17 FIRE STAFFING Options

NA

W.Fowlks M. Neyland 4-0-1 (Abstained 

Stemple)

W.Fowlks M. Neyland 3-1 (Bak Nay)-1 

(Abstained Stemple)

18 $ L. Fox M. Neyland Fox 5 to 0

19 $ M. Neyland R. Stemple Neyland 5 to 0

20 $ L. Fox W. Fowlks Fox 5 to 0

21 $ Fox 5 to 0

22 $ M. Neyland L. Fox Neyland 5 to 0

23

Annual Town Meeting

ADM-1 Choose Town Officers NA

Neyland

BSB Determined the Liberty Fields Project funding 

would be combined into One Article. Recommending 

as revised for a combined cost of $1,472,000.

 Administrative and operating expenses <5%     $ 5,000

W.Fowlks R. Stemple Fowlks 5 to 0

ADM-4 Amend FY21 Personnel Plan & Classification and Compensation

Schedule

ADM-3 Set Salaries and Compensation of Elected Officers

ADM-2 Receive Reports

CPA (FY21)

CPA

CPC Committee CPA (FY21)

BUDG Town Operating Budget Raise and Appropriate

172 Library Patio 35,000 CPA (10KOpen Sp/25KFB)CPA-2

CPA-4 194 Town Clerk's Historic Records 10,000 CPA (Hist)

CPA (Hist)CPA-3 194 North Cemetery Quad 3 9,500

CPA (FY21 Rev/FB) (opSp)

Paused discussion - took CPA-9 out of Order

CPA-5 172 Hager Land Bridge Connection 54,000

CPA-6/1 172 250,000

CPA (Open Sp)CPA-9 172 Flerra Community Garden Water Supply $ 15,000

172CPA-6/2 1,232,000

CPA (Housing)

CPA (Open Sp)

CPA-8 183 Regional Housing Services $ 12,000

CPA-7 183 Rental Assistance Program $ 38,050

Bond

CPA (13K Hsg/25.05K FY21Rev)

Commercial Appraisal Consulting/Legal Fees/Interest 150,000141-1 141

CPA-10 172 Conservation Trust Transfer $ 10,000

220-6 220 New Positions (net amts) incl benefits No Grant - Raise and Appropriate

220-1 220 New Positions (net amts) incl benefits SAFER Grant (9 months) - n/a

60,000

156-2 156 Cable Infrastructure Appropriation 81,700 Cable

n/a220-A 220-A Addition to Staff -

ADM-5 950 Transfer to Stabilization Fund  - PULLED BY FINCOM 3/16/2020 -

220-4 220 Feasability Study for Public Safety Building 100,000 Free Cash

Count Funding Sources

Moved to 

Recommend

ADM-6 950 Transfer to OPEB Trust Fund

Financial (Non Capital)

Housing Reserve 10% (23,000)

Historic Reserve 10% (23,000)

FY21 Budget Reserve (147,000)

CPA (FY21)

CPA (FY21)

CPA (FY21)

100,000 Free Cash

20,000 Free Cash122-1 122 Land Appraisal for Water Source

Free Cash145-1 145 Borrowing Funds - Closing Costs & Premium Use Auth

CPA (FY21 Rev/FB) (opSp)

Free Cash

220
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2020 Warrant Article Recommendation Votes

Identifier      Dept     Description Amount Seconded Recom. VoteCount Funding Sources

Moved to 

Recommend

24 M. Neyland W. Fowlks Neyland 5 to 0

25 M. Neyland W. Fowlks Neyland 5 to 0

26 R. Stemple W. Fowlks Stemple 5 to 0

27 $ M. Neyland W. Fowlks Neyland 5 to 0

28 $ W. Fowlks M. Neyland Fowlks 5 to 0

29 $ R. Stemple W. Fowlks Stemple 5 to 0

30 $ R. Stemple W. Fowlks Stemple 5 to 0

Capital Equipment > 20K

$ W. Fowlks M. Neyland Fowlks 5 to 0

$ M. Neyland W. Fowlks Neyland 5 to 0

$ W. Fowlks M. Neyland Neyland 5 to 0

$ W. Fowlks M. Neyland Neyland 4- 0-1 (Abstained-

Stemple)

$ R. Stemple W. Fowlks Stemple 5 to 0

$ R. Stemple W. Fowlks Stemple 5 to 0

$ R. Stemple W. Fowlks Stemple 5 to 0

At this time returned to CPA Portion to address Liberty Field Article(s) and remaining CPA items.

S. Bak W. Fowlks Bak 5 to 0

R. Stemple W. Fowlks Stemple 5 to 0

S. Bak W. Fowlks Bak 5 to 0

40 L. Fox M. Neyland 5 to 0

41 NA

42

43

44 L. Fox M. Neyland Fox 5 to 0
45 $ R. Stemple M. Neyland Stemple 4 to 1 (Bak)

46 $ S. Bak W. Fowlks Bak 5 to 0

109,865.10ADM-7 Multi Close Completed Articles to General Fund/Capital Projects Fund - Amended to now include 

"Access Control System" Article(s)

Revised Amount

NAADM-9 422 Chapter 90 Highway Reimbursement Program

ADM-8 Multi Departmental Revolving Funds Expense Limits NA

Capital Equipment <20K

210-3 210 Vehicle Radar Units Free Cash

Returned to finish CPA Articles discussions

422-4 422 Fuel System Monitoring Free Cash

Free Cash220-2 220 Gas Meters

156 IT Technology Hardware/Software 65,000 Free Cash31 156-1

Free Cash610-1 610 Patron PCs

33 210-2 210 Public Safety Records Management System Upgrade 104,000 Free Cash

32 210-1 210 Police Cruiser 55,000 Bond

35 422-1 422 DPW Dump Truck 215,000 Bond

34 220-3 220 Personal Protective Equipment 40,000 Free Cash

300,573 Bond + TNC37 422-5 422 Paving

36 422-3 422 Toro Infield Groomer 19,000 Free Cash

Returned on completion of votes on remaining CPA items.

38 541-1 541 Senior Tax Workoff Proxy worker

NA

175-2A 175 Parking Schedule/Specialty Food Shop Definition - NA

175-1 175 Zoning Map Appendix B - rezone Town Ctr parcels to Ag Res *Board only endorsing not recommending

PET-1 176 Definition Life Sciences; Footnote -

199-2 199 New Article - Sustainability Committee - Devens Household Hazardous Waste 3,600 Free Cash

541-2

General Bylaw Amendments & New Bylaws

175-4 175 Construction & Post Construction Stormwater Bylaw

175-3 175 Lighting/Regulations for illumination - NA

175-2B 175 Parking Schedule/Specialty Food Shop Definition

541 New Article - UCC Community Center Lease 14,425 Raise & Appropriate

Zoning Bylaw Amendments

152-1 152 New Article - Change Town Clerk Position to Appointed

39 199-1 199 Energy Efficiency Building Code -

-

Special Legislation
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5. Does the stretch code apply to major renovation projects as well as new
construction?

6. Does the stretch code apply to minor additions to existing buildings?
7. What happens to buildings not covered by the ‘stretch’ energy code?
8. What standards are the stretch code appendix based on?
9. What is required for large new commercial buildings above 100,000 square feet?
10. What is required for new commercial buildings between 5,000 and 100,000 square

feet?
11. What would be required of small new commercial buildings, below 5,000 square

feet?
12. How are new commercial buildings with special energy needs handled?
13. How do the benefits and costs from the commercial stretch code standards

compare to the baseline code?
14. What categories do multi-family residential buildings fall into?
15. What training and materials are available on these standards?
16. How would the stretch code be implemented and enforced?
17. How does the stretch code work with LEED buildings?
18. Does the stretch code require 3% renewable electricity or solar panels?
19. Where can I find and read more about the stretch code appendix?
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Stretch Energy Code 
General FAQ 

1. What is the stretch energy code appendix?
It is an appendix to the state energy code, created by the Massachusetts Board of Building 
Regulations and Standards (BBRS) that provides the option for cities and towns that wish to 
have an energy code for buildings that results in more energy efficient buildings than the base 
code that is otherwise mandatory for municipalities across the state.

2. How is the stretch energy code different than the existing energy code?
The stretch energy code is more stringent than the state’s base building code.  For residential 
buildings it is roughly equivalent to meeting the Massachusetts requirements of the National 
Energy Star for Homes (Tier 2) standard for new buildings and the Energy Star base standard 
for building renovations, and includes provisions for third party testing and rating of building 
energy performance.

3. Why did the Commonwealth add the stretch energy code option to the state building 
code?
In Massachusetts, cities and towns are legally required to follow the state building and energy 
codes.  Local codes are not permitted.  However as concerns mount about rising energy costs, 
climate change, and national dependence on foreign energy sources, many municipalities have 
asked the state for a stronger state energy code or the right to adopt stronger codes at the local 
level.  On the other hand, the state and the development community are concerned about 
having multiple inconsistent building and energy standards at the local level.  In balancing these 
tensions, the BBRS decided to adopt one alternative energy code, based on national standards, 
expert analysis and cost effectiveness to give communities an option to require stronger energy 
performance in buildings.

4. How would it be adopted by Boxborough?
In accordance with the BBRS rules, the adoption of the stretch energy code must be considered 
at a public hearing, subject to normal public notification, and approved by Town Meeting.

5. Why is Boxborough considering adoption of the code?
In Boxborough, over ??% of greenhouse gases emitted result from energy use in buildings.  A 
stronger energy code would require buildings to be more energy efficient, thereby reducing the 
amount of electricity, natural gas, and fuel oil used and the emission of greenhouse gases.

In recent years, energy costs have risen significantly for residents and commercial property 
owners.  While it usually makes financial sense for a property owner to take steps to improve 
the energy efficiency of homes and buildings, these improvements often are not implemented 
for a wide array of reasons.  Standards can be an effective means of spurring the consideration 
and implementation of energy efficiency measures, reducing costs for current and future owners 
and renters, and mitigating energy costs for residents and the costs of doing business.  

6. If Boxborough adopts the stretch energy code, when does it go into effect?
The BBRS regulations require a six-month concurrency period between adoption and
implementation.  In order for the stretch energy code to go into effect on January 1 of any year, it
must have been adopted by the Town by July 1 of the previous year.  Similarly, to go into effect
by July 1, adoption must take place by January 1 of that same year. The BBRS is limiting
adoption dates to two a year to avoid confusion in the development community. Property
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owners may voluntarily choose to follow the stretch energy code during the concurrency period, 
but building inspectors would allow compliance through either the base code or the stretch code 
during that period.  

7. If the state is making the statewide energy code more stringent, why should
Boxborough adopt the stretch energy code?
The state’s base code is a minimum standard. Technology is readily available to achieve
significantly greater levels of efficiency. The stretch energy code would be about 20% more
efficient than the state’s base code, so it would save more energy and further reduce
greenhouse gas emissions. For new residential construction, third party verification would be
required (optional for renovations), which would provide building owners and contractors with a
way to ensure quality control of energy efficiency installations and ease the administration of the
code for inspectors.

Codes also “even the playing field” for property owners and developers.  Some choose to take 
advantage of short term savings by avoiding initial costs or passing on building operating costs 
to renters and lessees.  If codes set a low standard, owners and developers that implement 
energy efficiency measures that have initially higher costs but later payoff with operating 
savings are put at a disadvantage relative to others. 

8. What are some of the expected benefits to a municipality of a more stringent energy
code?
In addition to allowing municipalities to take meaningful action on energy use and climate
change, the adoption of the more stringent and more performance based stretch energy code is
anticipated to result in significant energy cost savings for local residents and businesses, and
increase design and construction firm competitiveness in the growing green building
marketplace.
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Stretch Energy Code 
Residential Buildings FAQ 

1. What is the anticipated cost to the property owner of complying with the code?
In almost all cases, expected energy savings from complying with the stretch energy code will
exceed the cost. New construction projects that are designed to meet the HERS rating targets
can do so cost effectively, as many builders have already demonstrated through the voluntary
Energy Star Homes program. In the case of building renovations, there are more design
constraints, but lower standards to meet. Typical projects involve adding insulation and air
sealing and will see relatively rapid paybacks. If major equipment upgrades are selected, then
the payback could be longer. However, for renovations, equipment such as boilers and furnaces
would not be required to be replaced, although the owner may have other reasons to do so.

The City of Cambridge hired the Vermont Energy Investment Corp., a non-profit energy 
organization that the Commonwealth of Massachusetts has used for energy expertise, to 
assess the impact on a triple decker building undergoing a major renovation.  Using plans from 
an actual triple decker located on Magazine Street and assuming the project follows the 
performance path, the modeling indicates that it is relatively easy (e.g., add insulation and 
conduct air sealing) for the triple decker to achieve a HERS rating of 85.  The energy savings 
each year exceed the cost of financing the improvements.  The savings estimate was 
conservative and did not include any utility energy efficiency incentives or tax incentives in the 
cost of meeting the code requirements.  A copy of the modeling results is available from 
Cambridge’s Community Development Department.  

2. Will implementing the stretch code save me money on utilities?
Yes.  The stretch energy code is designed to tighten the building envelope and utilize efficient
lighting, appliances, and equipment.  As a result, the cost of heating, cooling, and electricity will
decrease.

3. What low-cost interventions can I do to meet the stretch energy code?
For renovation projects, most projects will be able to meet the stretch energy code by adding
insulation and performing air sealing, and measures such as applying caulk and adding storm
windows.  For new construction, the stretch energy code would require incremental
improvements in measures and equipment installed, the cost of which will be quickly paid back
in energy savings.

4. What kinds of projects trigger the stretch energy code?
New construction and renovations of residential buildings three stories or less would be subject
to the residential portion of the stretch energy code. New construction projects would be
required to use the Home Energy Rating System (HERS) and achieve an index level of 65 if the
building is over 3,000 square feet in area or 70 if the building is smaller (see attached table).

Renovation projects would have two options. The performance approach requires achieving a 
HERS rating of 80 for homes over 2,000 square feet and 85 for those under 2,000 square feet.  
The prescriptive approach requires measures listed by the Energy Star for Homes program, 
such as more efficient equipment, plus insulation at least equal to that required by the IECC 
2009 code. 

5. What is the HERS Rating?
HERS is the acronym for Home Energy Rating System.  It is a scoring system established by
the Residential Energy Services Network (RESNET), a national non-profit organization
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recognized as a national standard by such organizations as the Federal IRS, EPA, and the 
mortgage industry. The scoring index is a scale from 0 up to around 200, with 100 representing 
the score for a 2006 code standard new home of the same size and type compared to the new 
home being evaluated. A score of zero would represent a home that uses zero net energy (e.g., 
a zero net energy home). Each 1 point decrease in the HERS index corresponds approximately 
to a 1% reduction in energy consumption. For example, a home that achieves a HERS rating of 
85 would be 15% more energy efficient than the standard new code built home in 2006. Older, 
unimproved homes typically have ratings well over 100. The lower the score, the more efficient 
it is. The score is determined by energy modeling of the buildings structure and systems by a 
certified HERS rater.  

6. What are the prescriptive measures that can satisfy the stretch energy code?
For residential projects, the prescriptive measures consist of the Energy Star Builders Option
Package (BOP), which includes the Energy Star Thermal Bypass Checklist. The BOP describes
the insulation and air sealing to cut infiltration for an efficient building envelope, efficiency
standards for cooling and heating equipment, allowable leakage rates for ductwork, and
standards for windows, water heaters, lighting appliances, and thermostats. Energy Star-rated
equipment, appliances, windows, and lighting meet the standards. The thermal bypass checklist
involves visual inspection of areas in the building where air leakage could take place to ensure
that sealing is effective. Copies of the Energy Star for Homes BOP and Thermal Bypass
Checklist can be found at
http://www.energystar.gov/index.cfm?c=bldrs_lenders_raters.homes_guidelns.

7. Can I limit a remodeling project to items of my own choosing?
Applicability of the stretch energy code to renovation projects is limited to the extent of the work.
For example, if windows are being replaced, then the windows must meet the code’s standards
and any exposed wall cavity must be filled with insulation to the required level. But the
remainder of the building would not be required to be upgraded. Similarly, if a ceiling or wall
cavity is opened, then the required level of insulation must be installed, but the remainder of the
building’s ceiling and wall cavities are not required to be upgraded with insulation. If you are
replacing your boiler, you would be required to install one that meets the stretch code standard,
but you would not be required to upgrade the building insulation. Also, certain work is exempt,
including re-roofing, installation of storm windows, and alterations involving less than 50% of
light fixtures in a space.

8. If I’m doing a small remodeling project, like a kitchen or bathroom renovation, will I
have to meet the stretch energy code?
If the work would normally trigger the base energy code, then it would trigger the stretch energy
code.  But only those elements that are being changed would have to meet the code
requirements.

9. Do I have to achieve a HERS rating if my project is only a renovation of an existing
building?
For a renovation, a HERS rating would be an option, not a requirement.  The project could
satisfy the stretch energy code through the performance track, which would involve a HERS
rating, or the prescriptive track, which would require installing specified measures.  Because the
HERS rating is based on the performance of the whole building, in most cases it is expected
that renovation projects will use the prescriptive track.

10. Would existing buildings or historic buildings have to be upgraded to comply with
the stretch code appendix?
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The stretch code appendix does not change the sections of the state base building code that 
apply to existing buildings and historic buildings. These sections have also remained 
unchanged in the base code between the 8th edition and the proposed 9th edition of the 
Massachusetts energy code. Specifically historic buildings listed in state or national registers, or 
designated as a historic property under local or state designation law or survey, or with an 
opinion or certification that the property is eligible to be listed, are exempt from both the base 
and the stretch appendix to the energy code.  

11. As a residential property owner, how would I comply with the stretch energy code?If
the project involves new construction, then it must follow the performance track which is based
on a HERS rating.  If the project involves a renovation, it can comply by following either the
performance or prescriptive track.

12. What categories do multi-family residential buildings fall into?
Residential multi-family buildings that are above 100,000 square feet and at least four stories tall
have to follow the same performance path (20% better than the ASHRAE standard 90.1-2007)
as other commercial buildings larger than 100,000 square feet. Residential buildings between
5,000 and 100,000 square feet and at least four stories tall would be classified with commercial
buildings between 5,000 and 100,000 square feet. Multi-family buildings with one to three stories
of any size fall under the residential stretch code standards. In the rare case of a multi-family
building of three stories or less that is larger than 100,000 square feet, the developer may elect
to be treated either as a residential or as a commercial building.

13. What training do HERS raters undergo?
HERS raters are typically experienced building design professionals who additionally undergo an
intensive one to two week training course and must rate 5 homes under the supervision of an
existing certified HERS rater in order to be certified by RESNET. They must also be part of a
HERS rating agency or organization that provides quality assurance, liability insurance and
ensures that raters meet ongoing continuing education requirements.

14. How do I find a HERS rater?
NSTAR can assist contractors and owners in finding a HERS rater.  They are also listed at http://
www.natresnet.org/directory/raters.aspx.

15. How could my contractor know how to meet the stretch energy code?
The state will hold trainings for contractors and municipal inspectors. We expect trade groups will
also hold their own trainings. The town’s Building Department would provide information to all
permit seekers about the need to comply with the stretch energy code.

16. What kinds of technical and financial help are available to property owners and
contractors?
In addition to the trainings that will be offered by the state, owners and contractors will have
access to the energy efficiency services, including financial incentives and loan programs,
accessible through NSTAR.

17. How would the stretch energy code be enforced?
The Town of Boxborough Building Department will be responsible for enforcement of the stretch
energy code in the same manner that it currently enforces the existing building and energy
codes.
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Stretch Energy Code 
Commercial Buildings FAQ 

1. How is the stretch energy code different than the existing energy code?
The stretch energy code is more stringent than the state’s base building code.  For commercial 
buildings, it is similar to the latest International Energy Conservation Code (IECC 2009), with 
enhancements that require about 20% greater building energy efficiency.

2. What is the anticipated cost of implementing a more stringent energy code?
Initial adoption of a higher performance standard for buildings is likely to result in slightly higher 
first costs for construction, estimated to be approximately in the 1% to 3% range for commercial 
buildings. However, after energy cost savings on heating and electricity are included, these 
higher performance standards save money. In addition, the electric and gas utilities in the state 
provide financial incentives that further reduce the upfront costs of high performance buildings, 
and allow for faster returns on the investment in energy saving measures. Case studies of 
commercial buildings following the energy efficiency recommendations on which the commercial 
code changes are based have shown paybacks of 1 to 2 years, when standard incentives from 
electric utilities are included on the benefits side.

3. What kinds of technical and financial help are available to property owners and 
contractors?
Trainings will be offered by the state. 

4. What building types does the stretch energy code apply to?
The stretch code appendix applies to both residential and commercial buildings. The commercial 
parts of the stretch energy code apply only to new construction. Renovations of existing 
commercial buildings do not trigger the application of the stretch energy code.

The stretch energy code would apply to the construction of new commercial buildings over 
5,000 square feet in size, including multi-family residential buildings over 3 stories. Specialized 
facilities with unusual energy usage requirements such as supermarkets, laboratories, and 
warehouses up to 40,000 square feet are excluded; they are covered by the base code. 
Specialized facilities over 40,000 square feet are covered by the stretch code unless a waiver is 
obtained from the BBRS. Other building types with unusual energy usage profiles can also 
apply for a waiver from the stretch code from the BBRS.  

5. Does the stretch code apply to major renovation projects as well as new
construction?
It does not apply to renovation projects in commercial buildings.  Due to the wide variety in
types and conditions of commercial buildings, at this time there are no widely-accepted
standards for renovating such buildings, so only new commercial buildings are covered by the
stretch code requirements.

6. Does the stretch code apply to minor additions to existing buildings?
Additions to existing buildings that are large enough to require code compliance are treated in
the same way as new construction for commercial buildings. Addition projects can elect to follow
the performance approach to code compliance or a simplified prescriptive path.

7. What happens to buildings not covered by the stretch energy code?
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Building types that do not fall under the stretch energy code scope, such as small commercial 
buildings less than 5,000 sq ft, or specialized use buildings like small laboratories, will follow the 
existing base code requirements, which are also changing to the 8th edition of the MA building 
code in 2010.  

8. What standards are the stretch code appendix based on?
The Commercial stretch code for buildings from 5,000 square feet to 100,000 square feet is
based on a comparison to the current edition of the International Energy Conservation Code
(IECC 2009), developed by the International Code Council1 (ICC), which will also be the new
base energy code for Massachusetts. The energy saving improvements above the commercial
IECC code are based on the New Buildings Institute (NBI) Core Performance program for
commercial buildings, recently revised and published as the Core energy code.2 Commercial
buildings above 100,000 square feet are required to show a percentage improvement below
ASHRAE 90.1-2007 energy standards.3 This performance approach is also an option for smaller
commercial buildings.
1 The ICC website is: http://www.iccsafe.org/
2 The Core energy code is available online at: http://www.newbuildings.org/codes.htm
3 The ASHRAE 90.1-2007 standard is readable online in a Java enabled browser at:
http://openpub.realread.com/rrserver/browser?title=/ASHRAE_1/ashrae_90_1_2007_IP_1280

9. What is required for large new commercial buildings above 100,000 square feet?
The designed energy use in large commercial buildings is required to be at least 20% below the
use expected based on the building code energy modeling standards contained in ASHRAE
90.1 2007,4 which is the latest version of the national model code for commercial buildings. This
would be determined by computer modeling of the building, taking into account factors such as
air sealing, insulation, and efficiency of the cooling and heating systems, ventilation, and lighting
design. Builders have the flexibility to choose the set of energy efficiency features they prefer,
as long as modeling shows that overall they yield the 20% reduction relative to the base
ASHRAE 90.1-2007 requirements for the same building.
4 Specifically: ASHRAE Standard 90.1-2007 Energy Standard for Buildings Except Low-Rise Residential Buildings, Appendix G.  

10. What is required for new commercial buildings between 5,000 and 100,000 square
feet?
Builders of such buildings have two choices. First, they can use the same modeling as for
buildings above 100,000 square feet, and meet the same standard of 20% below ASHRAE 90.1
2007. Alternatively, they can choose a set of “prescriptive” requirements for particular efficiency
measures, based on the new base energy code for commercial buildings (International Energy
Conservation Code 2009), supplemented by cost-effective energy saving enhancements taken
from the Core Performance program developed by the New Buildings Institute.5 The Core
Performance program and the newly updated Core Energy Code are nationally-recognized
standards already in use by Massachusetts gas and electric utility companies as the basis for
providing financial incentives to commercial building developers.
5 For more information please see the New Buildings Institute press release available here: 
http://www.newbuildings.org/downloads/press/MAAdoptsStretchCode.pdf 

11. What would be required of small new commercial buildings, below 5,000 square feet?
Such buildings would be exempt from the stretch code requirements.

12. How are new commercial buildings with special energy needs handled?
Supermarkets, laboratories, and warehouses above 40,000 square feet in size must meet the
performance modeling requirements of the stretch code that apply to regular commercial
buildings greater than 100,000 square feet. Since these buildings often have large and unusual
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energy loads, they are likely to be energy modeled, so meeting the standard of 20% below 
ASHRAE 90.1-2007 via energy modeling should be a straightforward compliance approach.  

Supermarkets, laboratories, and warehouses below 40,000 square feet are exempt from the 
stretch code requirements, but must still meet the base energy code. Other specialty buildings 
could apply for waivers based on evidence that they have unusual energy loads, and that they 
are not typically built using energy modeling.  

13. How do the benefits and costs from the commercial stretch code standards compare 
to the baseline code?
Case studies of specific buildings by Massachusetts utility companies National Grid and NSTAR 
show that the savings in reduced energy costs far exceed the greater initial construction costs. If 
the costs are included in a mortgage, then owners would see immediate cash-flow savings. 
Moreover, Littleton Electric offers some incentives that make the efficiency improvements even 
more profitable. For example, on one mid-sized office building in Warwick, Rhode Island, the 
additional cost was $91,000, while the annual energy savings were $29,500, for a three year 
payback. Unlike Littleton Electric, in this case, NGRID provided a rebate of $63,100, reducing 
the initial cost to $28,000, which is covered by the first year’s energy savings. 

14. What categories do multi-family residential buildings fall into?
Residential multi-family buildings that are above 100,000 square feet and at least four stories tall 
have to follow the same performance path (20% better than the ASHRAE standard 90.1-2007) 
as other commercial buildings larger than 100,000 square feet. Residential buildings between 
5,000 and 100,000 square feet and at least four stories tall would be classified with commercial 
buildings between 5,000 and 100,000 square feet. Multi-family buildings with one to three stories 
of any size fall under the residential stretch code standards. In the rare case of a multi-family 
building of three stories or less that is larger than 100,000 square feet, the developer may elect 
to be treated either as a residential or as a commercial building.

15. What training and materials are available on these standards?
In addition to the websites referenced, the state will provide training on the IECC 2009 base 
energy code and an introduction to the stretch code appendix to all municipal code officials (at 
no cost), as well as to interested building professionals (at a cost). In addition, the major 
Massachusetts electric and gas utilities offer training on NBI Core Performance for commercial 
buildings.

16. How would the stretch code be implemented and enforced?
Once the stretch energy code is adopted by a town or city, it supplements the base energy code 
language and becomes the binding energy code language for building projects in that 
municipality. Implementation and enforcement of the code is similar to existing code, where the 
developer is responsible for submitting documentation of compliance to the Building Department 
for review, and the building inspector conducts a site review.

17. How does the stretch code work with LEED buildings?
The commercial stretch code has two code compliance pathways. Both of these qualify for LEED 
new construction points, and require no additional work because of the stretch code. If pursuing 
the performance approach, then achieving the stretch code standard of 20% below ASHRAE 
90.1-2007 uses the same baseline and modeling as the 2009 LEED program and qualifies for 5 
out of 19 LEED energy and atmosphere points. Many LEED buildings will go
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significantly beyond these energy efficiency requirements, in order to obtain additional LEED 
points. Similarly, meeting the stretch code through the Core Performance-based prescriptive 
approach qualifies for LEED points.  

18. Does the stretch code require 3% renewable electricity or solar panels?
This question has come up because there is an option under the prescriptive path of the stretch
code to meet the requirements of one section of the code with onsite renewable electricity
generation. However, this is not a requirement, it is merely one of three options under this code
approach, and there is also the alternative to meet the commercial stretch code requirements
using the 20% better than ASHRAE 90.1-2007 modeling approach. The three options which
appear in section 507 of the prescriptive code option for buildings between 5,000 and 100,000
square feet are:

More efficient heating and cooling equipment – widely available and with utility rebates
available to offset much of the incremental cost.

More efficient lighting – also widely available and eligible for significant utility rebates.

Providing at least 3% of the onsite electric load from onsite renewable generation – which
qualifies for both large federal tax incentives and significant state renewable energy incentives
from the Massachusetts Renewable Energy Trust (MRET).

19. Where can I find and read more about the stretch code appendix?
The stretch code appendix language is freely available on the Massachusetts BBRS website.6
Also available on the BBRS website is a 2-page summary7 of the code.  In addition, the stretch
code appendix 120.aa can be found with the rest of the Massachusetts energy code in the state
bookstore. Because the stretch code is an appendix to the base energy code, it is best read
together with the new base energy code document published as the International Energy
Conservation Code, 2009 edition (IECC2009) available from the ICC website8 and other online
bookstores.
6 Stretch code language: http://www.mass.gov/Eeops/docs/dps/inf/appendix_120_aa_jul09_09_final.pdf
7 Stretch code 2-page summary: http://www.mass.gov/Eeops/docs/dps/inf/stretch_code_overview_jun05_09.pdf
8 The IECC 2009 code book is available for purchase from the ICC website at:
http://www.iccsafe.org/e/prodshow.html?prodid=3800S09&stateInfo=fEadjxjbnWjcdbaj1729|5


